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SUMMARY OF REVISIONS

This revision incorporates interim change (IC) 97-1 which provides guidance for limits on military family
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PLANNING AND PROGRAMMING

1.1. Purpose. This chapter implements laws, incorporates DoD and Air Force policies, and provides
basic guidance unique to family housing planning and programming.  For more information about family
housing planning and programming, see:

• AFI  32-1021, Planning and Programming of Facility Construction Projects.

• AFI  32-1032, Planning and Programming of Real Property Maintenance Projects.

• AFI  32-7001, Environmental Budgeting

• AFI  32-7061, Environmental Impact Analysis Process.

1.2. Program Overview:

1.2.1. Acquisition programs include:

• New and replacement construction.

• Domestic lease (including the former section 801 program).

• Foreign lease.

• Rental guarantee (formerly the section 802 program).

• Private-sector financing.

• No-cost acquisition.

• Interservice transfer.

1.2.2. Other programs include:

• Improvement (including minor improvements).

• Maintenance and repair (including minor alterations).

• Restoration or replacement for damaged or destroyed housing.

1.3. General Policy:

1.3.1. Funding Policy:

1.3.1.1. The MAJCOMs and bases use family housing funds to acquire, construct, re
improve, operate, lease, maintain and repair houses and support facilities.  Support fa
include:

• Family housing offices, maintenance facilities, and supply and storage facilities.

• Recreational, athletic and other community support facilities located in family housing are
the exclusive use of the housing area residents.

• Utility distribution systems and associated protective or control devices including transfor
switch gears, manholes, and hydrants located in family housing areas for the exclusive us
housing area residents.
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1.3.1.2. MAJCOMs and bases use:

• Planning and design funds (P-714) to design projects under the new and replacement cons
and improvement programs.

• Maintenance and repair funds (P-722 funds) to plan and design projects in the maintenan
repair and restoration programs.

1.3.2. Approval Levels. Table 1.1 shows project approval levels and delegation authority.

1.3.3. Housing Requirements Analysis. Bases:

• Must identify surplus housing.

• Must perform a housing market analysis to ensure plans are not made to replace, improv
struct or acquire units the Air Force doesn't need.  For instructions, follow the current Air 
Housing Market Analysis Guidance Manual.

• Support projects with housing market analyses that are less than 3 years old. 

1.3.4. Housing Community Plan Requirements .  Bases with more than 100 housing units mu
develop a housing community plan to construct, replace, improve, maintain, and repair family
ing facilities.  These plans must include:

• Floor plan designs for all unit types.

• Projected requirements.

• Plans for land use as defined in the Base Comprehensive Plan.

• Uses for existing housing stock.

• Requirements data based on the most current housing market analysis.

1.3.5. Restrictions on Subsequent Work. Bases should not undertake a replacement, improvem
minor improvement, major maintenance and repair or minor alteration project on a new unit o
unit improved within 3 years after tenants moved in.  NOTE:  The 3-year limit doesn't apply when 
project addresses health, safety, or life-threatening conditions or if the project falls under the a
of a larger program such as a general energy efficiency upgrade program.  In all cases, MA
must submit a copy of DD Form 1391, FY 19   Military Construction Program, to HQ USAF/CEH
with full justification for not meeting the 3-year limit.

1.3.6. Alterations To Accommodate Physically Handicapped Family Members. Bases may alter
housing units, as required, to accommodate the needs of handicapped family members.

1.3.7. Statutory Space Limit. See table 1.2 for the space limitations on constructing, acquiring,
improving family housing units. 

1.3.7.1. Housing units may exceed the maximum net floor areas described in table 1.2 by 
cent for:

• Officers holding special command positions designated by the Secretary of Defense.

• The commanding officer of a military installation.

• The senior noncommissioned officer of a military installations.

1.3.7.2. SAF/MII must approve any increase up to 5 percent in the maximum net floor area
3
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• Award a turnkey contract.

• Purchase, lease, or convert housing units.

1.3.7.3. The total increase allowed by paragraphs 1.3.7.1. and 1.3.7.2. may not exceed 10 

1.3.7.4. Housing units may exceed the maximum net floor area by 300 square feet (28 
meters) for indoor activity rooms in family housing units located in harsh climates.  Bases in
climates are those with more than 7,500 heating degree days annually, as defined in AFM
Engineering Weather Data.

1.3.7.5. The Air Force Family Housing Guide gives general guidance for calculating net flo
areas.

1.3.8. Security Requirements. Bases may not use family housing funds to install, construct
maintain security systems.

1.3.9. Environmental Requirements. Refer to AFI 32-7001, Environmental Budgeting, for applica-
ble law and general guidance.  Bases:

• Must correct all environmental hazards when required by law.  Such hazards include:

• Underground storage tanks.

• Asbestos.

• Radon.

• Lead-based paint.

• Any other legislated environmental hazards.

• Must identify requirements and develop plans for correcting hazards.  Address these requir
in projects maintaining, repairing, improving or constructing family housing.

1.3.10. Special Requirements for General Officer Quarters. For special policies and guidance fo
general officer quarters, refer to AFI 32-6003, General Officer Quarters.  Bases:

• Include projects for upgrading general officer quarters or converting existing quarters to g
officer quarters in the annual budget submission to the Congress.

• Should not consider out-of-cycle requests for such improvements unless they meet urgent 
ments for safety, health, or security.

1.3.11. Special Requirements for Historic Housing Facilities. Bases:

• Use family housing funds to maintain historic housing units in livable condition.

• Work with the State Historic Preservation Officers to repair or improve units and make a re
able effort to whole-house improve and preserve its historic significance.

• Consider major upgrading, alternative uses, or disposing of historic housing or support facil
repair and maintenance costs become excessive.

1.3.12. Surplus and Substandard Housing. Bases:

• Limit work on surplus housing to minor maintenance and repair.

• Dispose of surplus housing when no longer economical to operate.
4
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• Improve or replace substandard housing, if the Air Force still needs it, by FY97.

• Comply with McKinney Act before disposing of any units.

1.3.13. Programming Limit. The number of units proposed in acquisition and construction proj
shall not exceed 90 percent of the projected housing deficit.  

1.4. New and Replacement Construction Program (P-711 Funds).   This program includes projects
for acquiring, constructing or replacing existing family housing units, support facilities, or infrastruc

1.4.1. Housing and Urban Development Verification. Before planning and programming a con
struction project, the base and MAJCOM must consult the local housing and urban develo
office to track available assets for alternative housing.

1.4.1.1. If no local housing and urban development assets exist, include housing and urban
opment verification in the construction program submittal.

1.4.2. The Congress approves all construction projects.

1.4.3. Bases and MAJCOMs submit these forms for approval:

• DD Form 1391, FY 19   Military Construction Program, and Tri-Service Cost Model, for new
construction projects (see figures 1.1. and 1.2 for sample form)

• DD Form 1391, FY 19   Military Construction Program, and Tri-Service Cost Model, for
replacement construction projects (see figures 1.3 and 1.4 for sample form).

• DD Form 1523, Military Family Housing Justification, for all acquisition projects (see figure
for sample form).

• DD Form 1391, FY 19     Military Construction Program, and deficiency detail data sheets fo
support facilities projects (see figures 1.6 and 1.7 for sample form).

1.5. Domestic Lease Program (P-725/6 Funds) (including  the former section 801 program).

1.5.1. Authority. Under 10 U.S.C. 2828(a) and 2835, the Air Force may lease family housing 
constructed or rehabilitated near a military installation within the United States.

1.5.2. Requirements:

1.5.2.1. Bases must justify leases using a housing market analysis less than 3 years old
economic analysis proving the build-to-lease would cost at least 5 percent less than new co
tion.

1.5.2.2. Bases may use short-term domestic leases as an interim solution for unforeseen 
requirements.  Renew short-term leases annually.

1.5.2.3. When bases identify long-term housing requirements, they must develop pla
acquiring facilities or new construction.

1.5.2.4. The Congress sets domestic lease ceilings, annually.  Lease ceilings cover utility, m
nance, and operational costs.

1.5.2.5. MAJCOMs and bases:

• Publicly advertise and competitively bid or negotiate domestic build-to-lease contracts.
5
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• Maintain units under a separate contract during the term of the lease.

• Ensure that construction complies with national building codes supplemented by DoD stand

• Ensure that build-to-lease contracts don't exceed 20 years (not including the construction 
and offer the Government the right of first refusal to acquire the facilities at the end of the
period.

• Structure build-to-lease contracts so that the Government owns the land option.  This keeps 
ding open to all interested developers.  NOTE: This procedure doesn't preclude develope
proposing projects for independently owned land.

1.5.2.6. Build-to-lease projects are subject to annual line-item authorization and annual ap
ation.  They must comply with Office of Management and Budget scoring policy.

1.5.2.7. SAF/MII must notify the Congress of these leases and allow a 21-day waiting p
before awarding a contract.

1.6. Foreign Lease Program (P-723/4 Funds):

1.6.1. Authority. Under 10 U.S.C. 2828(c), the Air Force may lease family housing in a for
country.

1.6.2. Requirements:

1.6.2.1. Bases must validate a housing shortage with a housing market analysis and per
economic analysis showing that leasing costs less than alternative housing options.

1.6.2.2. Bases may use short-term foreign leases as an interim solution to unforeseen 
requirements.  They must renew short-term leases annually.

1.6.2.3. If bases identify a long-term housing requirement, they must develop plans for acq
or constructing housing.

1.6.2.4. The Congress sets a foreign lease ceiling annually.  The lease ceilings cover utility
tenance, and operational costs.

1.6.2.5. MAJCOMs and bases:

• Publicly advertise and competitively bid or negotiate foreign build-to-lease contracts.

• Ensure that construction complies with local building codes and supplemental DoD specifica

• Must limit foreign build-to-lease contracts to 10 years.

• Must include a buy-out provision stating the buy-out cost for each year of the lease period.

1.6.2.6. The Congress limits the total number of units leased under this program.

1.7. Rental Guarantee Program (formerly the section 802 program).

1.7.1. Authority. Under 10 U.S.C. 2836, the Air Force may enter into a rental guarantee lease 
the United States.  This program allows the services to enter into lease agreements guarante
ants will occupy rental housing on or near installations.

1.7.2. Rental guarantee projects are subject to line-item authorization and annual approp
SAF/MII must notify the Congress and wait 21 days before awarding a contract.
6
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1.7.3. Rental guarantees must comply with the Office of Management and Budget scoring policy.

1.8. Private Sector Financing Program:

1.8.1. Authority.  Under 10 U.S.C. 2667, the Air Force may lease land to developers to design, con-
struct, operate, and maintain privately-owned family housing for rent.  Lease agreements between the
landlord and Government don’t guarantee occupancy.  Agreement may include an escalation clause to
cover operation and maintenance costs.

1.8.2. Requirements:

1.8.2.1. Housing officers must offer the rental units to all eligible military families before offering
them to civilian families.

1.8.2.2. Families occupy those units on a voluntary bases and pay rent directly to the contractor,
developer, or owner.

1.8.2.3. The Air Force sets the rental rate target at basic allowance for quarters plus variable hous-
ing allowance.

1.9. No-Cost Acquisition Program:

1.9.1. Authority. The Air Force may acquire family housing units at no cost to the Government
under 10 U.S.C. 2822.  This program doesn’t require line-item authorization.

1.9.2. Requirements:

1.9.2.1. Bases may use family housing funds for improving, operating and maintaining housing.

1.9.2.2. SAF/MII must approve no-cost acquisition projects before the installation acquires fam-
ily housing units.

1.10. Interservice Transfer Program:

1.10.1. This program permits the transfer of family housing between services.  The Secretaries of the
respective services and Office of the Secretary of Defense (OSD) must approve all transfers.

1.11. Improvement Program (P-713 Funds):

1.11.1. Overview. This program improves existing family housing inventory to meet whole-house
and whole-neighborhood standards and covers all required maintenance and repair to extend the life
of the house for 25 years.  Improvement projects:

• Alter, add, expand, or extend the life of an existing housing facility.

• Upgrade related housing facilities such as family housing offices and housing maintenance
ties.

• Upgrade or construct other community support facilities such as parking areas, utilities, bu
ters and playgrounds.

1.11.2. Statutory Improvement  Cost Limit.  The Congress sets the statutory unit-cost limit f
housing improvements and concurrent maintenance and repair.  The Congress sets the curren

• $50,000, multiplied by the area cost factor, per housing unit at the time of the contract award
7
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• $60,000, multiplied by the area cost factor, per housing unit for improvements necessary to
the unit suitable for a handicapped person.

1.11.2.1. In foreign locations, bases may not apply the area cost factor to increase the co
NOTE:  Cost increases after contract award resulting solely from varying foreign curr
exchange rates don't constitute a violation of this limit.  EXCEPTION:  This limit doesn't apply
to:

• Projects authorized for restoring or replacing damaged or destroyed housing units.

• Projects maintaining and repairing facilities or making minor alterations.

1.11.2.2. HQ USAF/CEH issues a call letter to MAJCOMs every year to prepare the Budget Esti-
mate Submission.  MAJCOMs identify those improvement projects where the costs of the m
expensive unit exceeds the statutory improvement cost limit.  Projects are included in the 
President's Budget for approval by the Congress.

1.11.2.3. To request a waiver, bases must perform an economic analysis in accordance 
latest Air Force Housing Economic Analysis Guidance Manual and show improving the facility is
more cost effective than other alternatives.

1.11.2.4. SAF/MII may waive the cost limit by notifying the Congress with an economic ana
submission and wait for a 21-day period.

1.11.3. Substituting Improvement Projects with Replacement Projects .   I f  an  au tho r i zed
improvement project's cost exceeds 70 percent of the cost to replace the housing and an e
analysis further shows the improvement project no longer is the most cost effective alternative
may substitute a replacement project at the improvement project program amount.

1.11.3.1. SAF/MII must approve project substitutions, notify the Congress, and wait 21
before the contract can be awarded.  The notification includes the economic analysis and 
DD Form 1391.

1.11.4. Programming Improvement Projects:

1.11.4.1. Bases must program improvement projects to whole-house and whole-neighb
criteria, even if the projected costs exceed the statutory improvement cost limit.  If projected
exceed the limit, bases must perform an economic analysis to determine whether to prog
project under the improvement program or the construction (replacement) program.

1.11.4.2. Bases plan improvements and all necessary maintenance and repair work as
minor alterations that will bring units up to whole-house standards.  Improvement projects
comply with the base's housing community plan.

1.11.4.3. Bases plan minor improvement projects for low-cost, small-scale projects to im
existing housing facilities or housing community areas to include concurrent maintenan
repair work.

1.11.4.4. Minor improvement projects must not exceed the improvement cost limit.  In cal
ing the statutory improvement cost limit,  include the total cost of all improvement, major ma
nance and repair, and minor alteration work planned or accomplished during the curren
year.

1.11.5. Out-of-Cycle Improvement Projects:
8
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1.11.5.1. MAJCOMs may apply to HQ USAF/CEH for approval of urgent, out-of-cycle require-
ments that address safety, health, or other life-threatening issues.

1.11.5.2. SAF/MII must approve requests for out-of-cycle improvements contingent upon the
availability of funds.  Out-of-cycle improvement projects may not exceed the improvement cost
limit.

1.11.6. Improvement project approval levels are listed in table 1.1.

1.11.7. See figure 1.8 for a sample of DD Form 1391, FY 19      Military Construction Program, for
improvement projects.

1.12. Maintenance and Repair Program (P-722 Funds):

1.12.1. Overview.  This program covers major and minor maintenance and repair (see Section B -
Glossary of Terms) required to preserve family housing units and support facilities.  It also covers
general officers quarters and non-general officers quarters maintenance and repair thresholds, and
minor alterations required in conjunction with maintenance and repair.

1.12.2. Minor Alterations. Construction type work normally performed in support of a maintenance
and repair project.

1.12.2.1. Minor alteration projects:

• Can improve housing units, support facilities, and streets (including sidewalks), and utility
tems.

• Are funded with P-722 funds.

• Have approval limits listed in table 1.1.

1.12.2.2. Bases can't use minor alteration authority on housing units to:

• Increase the size of a unit.

• Increase the number of rooms in a unit.

• Add air conditioning.

• Add or alter exterior appurtenances such as garages, carports, driveways, storage sheds, 
facilities, patios, sprinkler systems, fences, decks, or porches.

1.12.2.3. Bases will use the improvement program (P-713 funds) to add an appurtenance
overriding justification exists.  EXCEPTION:  Occupants may use family housing maintenan
and repair (P-722 funds) to add patios, decks, and fences under the family housing self-he
gram.

1.12.2.4. Bases that add exterior appurtenances under the self-help program for senior or
officer quarters must report work to SAF/MII through MAJCOMs and HQ USAF/CEH at the
of September.  This annual report must justify the work.

1.12.2.5. Bases must not use P-722 funds for minor alterations on non-dwelling units to:

• Increase the size of any facility.

• Add new exterior appurtenances.
9
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• Extend streets.

• Construct new parking areas, carports or garages.

• Increase the capacity of utility systems.

• Expand recreation facilities.

1.12.2.6. MAJCOMs and bases track the cost and scope of work for minor alterations to 
they don't exceed the per-unit and per-project thresholds (see table 1.1) and they haven't 
any restrictions.

1.12.3. Congressional Notification for Exceeding the General Officers Quarters  and Non-Gen-
eral Officers Quarters Maintenance and Repair Thresholds:

1.12.3.1. The general officers quarters maintenance and repair threshold, set at $25,000:

• Places an annual obligation  limit on total costs for maintaining, repairing, and making minor
ations on all general officer quarters .

• Excludes costs for design and contract claims.

1.12.3.2. The non-general officers quarters maintenance and repair threshold, set at $15,0

• Places an annual obligation limit on major maintenance and repair and alteration work, a
plished by job order, work order, or contract, on all non-general officers quarters units.

• Excludes costs for design and contract claims.

1.12.3.3. HQ USAF/ILEH issues a call letter to MAJCOMs every year to prepare the Bu
Estimate Submission.  MAJCOMs identify those maintenance and repair projects where g
officers quarters and non-general officers quarters maintenance and repair thresholds a
exceeded.  Projects are included in the annual President’s Budget for approval by the Co
Bases:

• Must execute all work approved over the non-general officers quarters maintenance and
threshold no later than 1 year following the program year.

• May not exceed the maintenance and repair thresholds until the Congress has approved.

• Can increase the per-unit cost threshold for all non-general officer quarters in a project by u
percent of the high unit cost, but the total project cost cannot exceed 25 percent of the ap
project cost threshold.

• Can reduce the non-general officer quarters  project scope by up to 25 percent of the projec
ously notified to Congress.  However, the project scope cannot be reduced when co
increased above per-unit and/or project cost thresholds.

• May not exceed the non-general officer quarters 25 percent flexibility without prior congres
approval.

1.12.4. Out-of-Cycle Notification To Exceed General Officers Quarters or Non- General Offic-
ers Quarters Maintenance and Repair Thresholds:

1.12.4.1. MAJCOMs may apply to HQ USAF/CEH for consideration of urgent maintenanc
repair requirements.  In supporting documentation, MAJCOMs must include DD Form 139
explain:
10
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• Why they didn't identify the requirement for budget submission.

• The requirement's urgency.

• The impact of a delay.

1.12.4.2. SAF/MII must approve out-of-cycle projects exceeding general officers quarter
non-general officers quarters maintenance and repair thresholds, and submit to the Cong
approval.

1.12.4.3. The Congress limits submission of out-of-cycle maintenance and repair projects e
ing the general officers quarters maintenance and repair threshold to once per year.

1.12.5. Unforeseen Environmental Hazard Remedia-tion Costs:

1.12.5.1. Costs to correct unforeseen environmental hazards such as removing asbestos,
ing radon, removing and abating lead-based paint, and correcting other known legislated e
mental hazards in an ongoing contract may exceed maintenance and repair thres
MAJCOMs must notify HQ USAF/CEH at the end of March and September each year listing
instance where maintenance and repair thresholds were exceeded because of unforeseen
mental hazard remediation.  Include information about work scope and break out costs.

1.12.5.2. SAF/MII notifies the Congress after-the-fact semiannually.

1.12.6. Self-Help Work. Bases may not violate approval authority levels, statutory space, impr
ment cost limits, or general officers quarters and non-general officers quarters maintenance an
thresholds when programming family housing self-help work.

1.12.7. See table1.1 for approval levels.

1.12.8. See figure 1.9 for sample DD Form 1391, FY 19   Military Construction Program, mainte-
nance and repair project. 

1.13. Restoration or Replacement for Damaged or Destroyed Housing Program  (P-711/P-713/P-
722 Funds):

1.13.1. Overview.  This program provides funds for restoring, or replacing family housing u
damaged by fire, hurricanes, earthquakes, storms, or other disasters.  Bases:

• Use P-722 funds for immediate temporary repairs to make units livable.

• Program permanent repairs, as quickly as possible, using either P-722 or P-713 funds.  P
replacement facility projects using P-711 funds.

• Include all known maintenance, repair, and improvement requirements resulting from unfo
events.

• Notify MAJCOMs and HQ USAF/CEH.  SAF/MII notifies the Congress, after the fact, w
restoring damaged or destroyed housing units or when performing emergency work, exc
general officers quarters or non-general officers quarters maintenance and repair thresholds

• Identify the per-unit cost to restore each unit in multi-family structures and include this figu
the cost estimate.

1.13.1.1. The statutory limit on improvement costs (P-713 funds) doesn't apply to dama
destroyed facilities.
11



1.13.1.2. The approval authority, as delegated in table 1.1, must determine the need for repair or
replacement due to damage caused by unforeseen events and not from long-term deterioration.

1.13.1.3. MAJCOMs submit to HQ USAF/CEH any per unit restoration costs that exceed 70 per-
cent of replacement costs or $100,000, whichever is less; or any changes to the programmed
amount for a previously approved project that exceeds the 70 percent or $100,000 threshold.  Iden-
tify the total extent of damage and other projects programmed to restore damaged or destroyed
units.  SAF/MII approves projects that exceed 70 percent of the replacement costs or $100,000 per
unit.

1.13.1.4. See table 1.1 for approval levels.

1.13.1.5. See figure 1.10 for sample DD Form 1391, FY 19   Military Construction Program,
Restoration Projects

Table 1.1. Project Approval Levels & Delegation Authority.

TYPE OF WORK FUND
TYPE

MAJCOM SAF AND AF MAJCOM
DELEGATION
AUTHORITY

MAINTE-
NANCE&REPAIR

P-722 Non-General Officer 
Quarter:    $15,000 (1) 
per unit per year and less 
than 50% replacement 
cost, unlimited per 
project. General Officer 
Quarter:      $25,000 (1) 

per unit per year and less 
than 50% replacement 
cost, unlimited per 
project

In excess of
50% but less
than 70% re-
placement cost

Cost not to ex-
ceed $1,000,000
per project (not
below Deputy
Base Civil Engi-
neer)

MINOR ALTER-
ATIONS

P-722 Dwelling Unit:   $3,000 
(2) per unit per year, 
$200,000 per 
project.      Support  Fa-
cilities:  $5,000 per 
maintenance and repair 
project. Streets and Util-
ities:   $25,000 per main-
tenance and repair 
project.

Project or unit
cost exceeding
MAJCOM lim-
its

Lowest practical
level

IMPROVEMENTS P-713      (3) Not to exceed 
statutory cost 
and space lim-
its

     (3)
12



Table 1.2. Statutory Space Limit.

MINOR IMPROVE-
MENTS

P-713 Dwelling Unit:
$200,000 per project ,
not to exceed statutory
cost and space limits, ex-
cept Senior officer quar-
ter and general officer
quarter projects. Non-
Dwelling Unit:   $10,000
per project.

AF/CE:   Se-
nior Officer
Quarter project

SAF/MII: Gen-
eral Officer
Quarter project 

     (3)

RESTORATION P-711/P-
713/P-722

Less than 70% replace-
ment cost or $100,000
per unit whichever is less

Greater than
70% replace-
ment cost
or$100,000 per
unit

Less than 70%
replacement cost
or $100,000 per
unit whichever is
less (Not below
Installation Com-
mander)

CONSTRUCTION P-711      3      (3)      (3)

L A B C D

I Military

Pay

Grade

Maximum

Number of

Bedrooms

Maximum

Net Floor Area

(Square Feet)

Maximum

Net Floor Area

(Square Meters)

N

E

1 0-7 and above 4 2,100 195

2 0-6 1,700 158

3 0-4 and 0-5 1,550 144

4 3 1,400 130

5 0-1 through 0-3, 
E-7 through E-9

5 1,550 144

6 4 1,450 135

7 3 1,350 125

8 2 950 88

9 E-1 through E-6 5 1,550 144

10 4 1,350 125

11 3 1,200 111

12 2 950 88
13



Figure 1.1. Sample DD Form 1391, New Construction Project.
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Figure 1.2. Sample Tri-Service Family Housing Cost Model (New Construction).
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Figure 1.3. Sample Replacement Construction Project.
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Figure 1.4. Sample Tri-Service Family Housing Cost Model (Replacement Construction).
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Figure 1.5. Sample DD Form 1523, Military Family Housing Justification.
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Figure 1.6. Sample DD Form 1391, Support Facilities Project.
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Figure 1.7. Sample Deficiency Detail Data (DDD) - Support Facilities Project.
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Figure 1.8. Sample DD Form 1391, Improvement Project.
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Figure 1.9. Sample Maintenance & Repair Project.
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Figure 1.10. Sample Restoration Project.
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DESIGN CRITERIA

2.1. Design Standards. Family housing designs must follow statutory limitations, concepts in the hous-
ing community plan, and the Air Force Family Housing Guide regardless of the funding source.  Design
and construction must also conform to local, national, and federal building codes.

2.2. Whole-Neighborhood Design Criteria. Bases develop whole-neighborhood designs to

improve family housing neighborhoods by:

• Improving homes using whole-house revitalization guidelines.

• Creating a sense of neighborhood identity for each family.

• Ensuring that the housing area meets the needs of its occupants.

• Making the housing area attractive and a source of pride.

2.3. Whole-House Design Criteria. Bases develop whole-house designs to enhance functional la
systems, and equipment in housing units and support facilities.  The design work updates an 
house to current construction codes and contemporary quality living standards, and extends the u
of the housing unit 25 years.  Whole-house designs typically include:

• Adding and altering space.

• Upgrading mechanical, electrical, and utilities systems.

• Adding energy conservation features.

• Repairing building structure, components and equipment

• Improving yards, walks and driveways.

2.3.1. Requirements. The Air Force Family Housing Guide details requirements for whole-hous
design.  It addresses:

• Functional layout and basic amenities.

• Minimum floor areas.

• Room dimensions.

• Energy criteria.

• Environmental issues.

2.3.2. Handicapped Criteria.  The Air Force Family Housing Guide, Uniform Federal Accessibility
Standards and DoD Military Handbook 1190 provide handicapped design criteria for family housin
Each base insure 5 percent of its family housing inventory is handicap adaptable.

2.3.3. Fire-Safety Criteria. The Air Force Family Housing Guide,  DoD Military Handbook 1190
and Military Handbook 1035 outline the requirements for installing fire sprinkler systems, sm
detectors, and kitchen range hoods.
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2.3.4. Environmental Remediation Criteria. The Air Force Family Housing Guide provides guid-
ance for:

• Handling and removing asbestos containing materials.

• Preventing the entry of radon gas.

• Assessing, managing, and abating lead-based paint in all housing.

2.3.5. Energy Design Criteria.  MAJCOMs consider using renewable forms of energy in all fam
housing projects.  See the Air Force Family Housing Guide for the procedures and strategies f
energy conservation.

2.3.5.1. MAJCOMs and bases use energy conservation methods and cost effective techn
design new and replacement construction and improvement projects.  Use:

• Renewable energy sources (particularly passive or active solar energy systems). 

• High efficiency equipment, lighting, and appliances with appropriate controls.

• Increased insulation in floors, walls, ceilings and roofs.

• Radiant barriers.

• Energy efficient windows and doors with insulated or Low-E glass and panels, double or
glazing, thermal breaks, and weather-stripping.

• Air lock entries on exterior doors where winter temperatures drop to -10 degrees Fahrenhe
degrees Celsius) or lower.

• Window shading to reduce interior overheating caused by solar gain.

2.3.6. Prohibited Materials, Finishes and Equipment. The Air Force Family Housing Guide lists
prohibited building materials, finishes, and equipment based on considerations such as maint
fire safety, environmental restrictions, and energy efficiency.

2.3.7. Electrical and Mechanical Design Criteria.  Design agents follow the Air Force Family
Housing Guide and applicable codes to determine the electrical and mechanical design require

2.3.8. Sound Attenuation. Family housing improvement and construction must provide  minim
noise level reduction of 20 percent.

2.3.8.1. MAJCOMs must review the Air Installation Compatible Use Zone report for each pr
to ensure that adequate sound attenuation is incorporated into the design of family housing

2.4. Housing Support Facilities. MAJCOMs follow the guidelines in the Housing Support Facilities
Design Guide to plan and design housing management offices, housing maintenance facilities and 
warehouses.
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Chapter 3 

DESIGN MANAGEMENT AND PROJECT EXECUTION

3.1. Project Execution. MAJCOMs and bases, for each new construction, improvement and  major
maintenance and repair project:

• Must comply with the housing community plan.

• Develop whole-house and whole-neighborhood projects together.

3.1.1. When HQ USAF/CEH issues a 100 percent design instruction, architect-engineers be
design phase.  The design phase ends when a construction contract is awarded.

3.1.1.1. The design manager:

• Selects architect-engineers according to AFI 32-1023, Design and Construction Standards and
Execution of Facility Construction Projects, Chapter 3.

• Designs to satisfy project requirements and deliver the highest quality project within the pro
budget.

• Awards architect-engineer contracts by October of the programmed FY minus 2 years.

• Completes designs by June of the programmed FY minus 1 year.

• Completes the Environmental Impact Analysis Process by October of  the programmed FY
2 years.

• Awards construction contracts 1 month after Air Force receives annual appropriation.

3.1.1.2. MAJCOMs may convert an improvement project to a replacement construction p
during the design phase (see paragraph 1.11.3).

3.2. Project Delivery Methods. The traditional design-bid-build delivery method requires an invitat
for bid while the non-traditional, turnkey and design-build delivery methods require a request fo
posal.

3.2.1. HQ USAF/CE must approve use of  turnkey and design-build, delivery methods for all f
housing projects.

3.2.2. See AFR 70-30, Streamlined Source Selection Procedures, for procedures and guidance fo
procuring turnkey family housing projects.

3.3. Design Funds:

3.3.1. HQ USAF/CEH issues bulk design (P-714) funds to the MAJCOMs each year.

3.3.2. MAJCOMs manage design funds and keep track of design costs for each project.

3.3.2.1. Use design (P-714) funds for:

• Paying architect-engineer services and installation level in-house costs when investigating 
sites.

• Prepraring contract drawings and specifications, request for proposals and housing com
plans.
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3.3.2.2. Use family housing maintenance and repair (P-722) funds, not design (P-714) funds, for:

• Feasibility studies.

• Economic and market analyses.

• Preparing as-built drawings and alternative site studies.

• Preparing environmental impact assessments and statements or developing and justifying c
tion project requirements, not project specific.

• Design of maintenance and repair projects.

• Administrative or management costs during the source selection process for turnkey or d
build projects.

3.3.3. MAJCOMs and bases must use housing community plan design concepts to develop t
technical design of the construction project or the request for proposal.

3.3.4. 10 U.S.C., 2807 requires the Air Force notify the Congress 21 calendar days before ob
of funds for architect-engineer design contracts over $300,000.  Title 10 U.S.C. 9540 (b) limi
percent of the programmed amount the portion of the architect-engineer fee for producing pla
specifications for a family housing project.

3.4. Programming, Design, and Construction Execution Reporting:

3.4.1. MAJCOMs  report to HQ USAF/CEH  the design and construction status of all family ho
projects through programming, design and construction in a timely manner.

3.4.2. The MAJCOM reviews, validates, and updates programming, design and construction.

3.4.3. HQ USAF/CEH:

• Uses programming, design and construction data to oversee the Air Force family housing pr

• Issues authority to advertise when project design is reported 100 percent in programming,
and construction.

• Issues construction funds based on a validated programming, design and construction bid
from the MAJCOMs.

3.4.4. For definitions of programming, design and construction design status, see Constructio
nical Letter 90-2.

3.5. Design Authority:

3.5.1. HQ USAF/CEH:

• Issues a 100 percent design instructions on all family housing projects by 30 June of each F

• Delegates 3 percent design authority to MAJCOMs.

3.5.2. MAJCOMs use the 3 percent standing design authority to negotiate architect-engineer
contracts for family housing projects.
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Chapter 4 

CONSTRUCTION MANAGEMENT

4.1. Construction Management. Construction agents prepare a comprehensive management plan to
define roles and responsibilities for all agents in the construction management process.  The plan also pro-
vides a mechanism for resolving conflicts and serves as a tool for managing and controlling schedules.

4.2. Cost Control. MAJCOMs:

• Must avoid reprogramming projects if at all possible.

• Submit a cost control management plan to HQ USAF/CEH when a project exceeds 115 per
programmed amount.

4.3. Cost / Scope Variation and Reprogramming:

4.3.1. HQ USAF/CEH reprograms in accordance with 10 U.S.C. 2853, family housing projects
unforeseen conditions arise during construction.

4.3.2. MAJCOM Civil Engineers submit a written justification for reprogramming that includes:

• Current working estimates based on validated bids or proposals, including bid extensions.

• Economic analysis, if required, to justify an upward adjustment of high unit cost.

• Impact of terminating the contract.

• Revised DD Form 1391.

• Justification for reprogramming.

4.3.3. HQ USAF/CEH approves cost increases less than 25 percent of programmed amoun
than $2,000,000, whichever  is less.

4.3.4. The Congress approves:

• Cost increases greater than 25 percent of programmed amount or greater than $2,000,000.

• Any scope increase or reduction greater than 25 percent.

4.3.5. SAF/MII approves scope increase or reduction 25 percent or less.

4.3.6. The Air Force must notify the Congress in a cost variation package when scope red
results in costs that exceed the high cost unit.

4.3.7. MAJCOMs and bases may exclude costs associated with unforeseen legislated enviro
hazard remediation such as removing asbestos, mitigating radon, or abating or removing lea
paint from reprogramming thresholds to avoid disruption or delay of ongoing construction cont

4.3.8. MAJCOMs and bases:

• Include documentation of the environmental exclusion in the project file.

• Provide HQ USAF/CEH with an after-the-fact notice that gives information about work scope
break-out, and other pertinent environmental remediation work details.

• Submit notices at the end of March and September each year to HQ USAF/CEH.
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4.3.9. SAF/MII submits after-the-fact notices to the Congress semiannually.

4.4. Schedule. MAJCOMs and bases prevent any family housing project from falling 5 percent or more
behind approved schedule.

4.5. Prototype Units. The base constructs a prototype unit for each type of housing facility in the project
to aid construction inspection and acceptance.

4.6. Inspection Policy. Each family housing construction project, with a contract cost of $1,000,000 or
more, must have at least one full-time inspector assigned.  The inspector:

• Ensures a quality product is delivered on time and in accordance with the terms of the contr

• May not accept any family housing units without a prefinal and final inspection.

• Must complete all punch list items before final acceptance.

4.7. Fiscal Closeout:

4.7.1. MAJCOMs closeout a project within 4 months after completion, regardless of any pe
claims.

4.7.2. SAF/FMB and HQ USAF/CEH withdraw any surplus funds.

4.7.3. HQ USAF/CEH reopens the account for any project if a claim warrants funding.

4.8. Architect-Engineer Liability. MAJCOMs pursue architect-engineer liability for design deficie
cies when they result from:

• Errors or omissions in design or construction.

• Failure to meet standards.

• Breaches in contracts that damage the Government.

• Additional contractor contract cost.

JAMES E. McCARTHY,    Maj General, USAF 
The Civil Engineer
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Attachment 1 

GLOSSARY OF REFERENCES AND TERMS

References

AFI 32-1032, Planning and Programming of Real Property Maintenance Projects

AFI 32-6001, Housing Management

AFI 32-6003, General Officer Quarters

AFI 32-6004,Furnishings Management

AFI 32-6005, Unaccompanied Housing Management and Operations

AFI 32-7001, Environmental Budgeting

AFI 32-7061, Environmental Impact Analysis Process

AFI 32-7062, Base Comprehensive Planning

AFI 32-7065, Cultural Resources Management

AFI 32-7080, Pollution Prevention Program

AFI 32-1021, Planning and Programming of Facility Construction projects

AFI 32-1022, Planning and Programming of Nonappropriated Fund Facility Construction Projects

AFI 32-1023, Design and Construction Standards and Execution of Facility Construction Projects

AFI 32-1024, Standard Facility Requirements

AFI 32-9004, Disposal of Real Property

AFI 65-501, Economic Analysis and Program Evaluation for Resource Management

AFI 65-601, Volume 4, Appropriation Symbols and Budget Codes

AFI 65-601, Volume 5, US Air Force Budget Investment Appropriation

AFI 65-603, Official Representation Funds

AFM 88-29, Engineering Weather Data, July 1,1978

AFPD 32-1, Air Force Installations and facilities

AFPD 32-6, Housing , July 9,1993

AFPD 32-7, Environmental Planning, November 1993

AFPD 65-5, Cost and Economics, May 1993

AFPD 65-6, Budget, December 1993

Air Force Family Housing Guide 

Air Force Housing Economic Analysis Guidance Manual, February 1994

Air Force Housing Market Analysis Guidance Manual, October 1993

Air Force Housing Support Facilities Guide
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DoD Directive 4270.36, DoD Emergency, Contingency, and Other Unprogrammed Construction, May
16,1991

DoD Manual 4165.63-M, DoD Housing Management, September 1993

DoD Regulation 7000.14-R, Volume 2, DoD Financial Management Regulation, June 1993

Military Handbook-1190, Military Handbook/Facility Planning and Design Guide, September 1, 1987

SAFO 700.8, Delegation of Authority to Approve Cost Variations in Construction Projects Pursuant to
10 U.S.C. 2853, October 15, 1991

SAFO 700.17, Delegation of Authority to Approve Restoration or Replacement of Damaged or Destroyed
Facilities Pursuant to 10 U.S.C. 2854, April 20, 1992

SAFO 700.51, Delegation of Authority to Approve Relocation of Military Family Housing Units Pursuant
to 10 U.S.C. 2827, September 18, 1991

SAFO 700.52, Delegation of Authority to Approve Leases of Military Family Housing Pursuant to 10
U.S.C. 2828, August 3, 1992

Title 10 U.S.C. 2571, Interchange of Property and Services, December 3, 1985

Title 10 U.S.C. 2667, Lease: non-excess Property, October 23, 1992

Title 10 U.S.C. 2821, Requirement for Authorization of Appropriations for Construction and Acquisition
of Military Family Housing, November 29, 1989

Title 10 U.S.C. 2822, Requirement for Authorization of Number of Family Housing Units, October 23,
1992

Title 10 U.S.C. 2823, Determination of Availability of Suitable Alternative Housing for Acquisition in lieu
of Construction of New Family Housing, July 12, 1982

Title 10 U.S.C. 2824, Authorization for Acquisition of Existing Family Housing in lieu of Construction,
July 12, 1982

Title 10 U.S.C. 2825, Improvements to Family Housing Units, October 23,.1992

Title 10 U.S.C. 2826, Limitations on Space by Pay Grade, December 5, 1991

Title 10 U.S.C. 2827, Relocation of Military Family Housing Units, July 12, 1982

Title 10 U.S.C. 2828, Leasing of Military Family Housing, December 5, 1991

Title 10 U.S.C. 2833, Family Housing Support, December 3, 1985

Title 10 U.S.C. 2834, Participation in Department of State Housing Pools, November 5, 1990

Title 10 U.S.C. 2835, Long-term Leasing of Military Family Housing to be Constructed, December 5,
1991

Title 10 U.S.C. 2836, Military Housing Rental Guarantee Program, December 5, 1991

Title 10 U.S.C. 2853, Authorized Cost Variations, November 29, 1989

Title 10 U.S.C. 2854, Restoration or Replacement of Damaged or Destroyed Facilities, December 5,
1991

Title 10 U.S.C. 9540, Architectural and Engineering Services, December 12, 1980
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Change of Occupancy Work—Minor maintenance and repair work done on housing units when
occupancy changes.  Includes interior painting; repairing floors, walls, and ceiling finishes; and repairing
electrical and plumbing fixtures.  Doesn’t include other maintenance or repair work, which may have been
deferred until change of occupancy to avoid inconveniencing the occupants.

General Officer Quarters—A housing unit, including all grounds, walks, driveways, other paved areas,
and structures designated for the exclusive use of general officers, their families or guests.

Historic Housing Facilities—Facilities currently on, or eligible for nomination to, the National Register
of Historic Places; or facilities that figure significantly in state or local history.

Housing Area—An identifiable grouping of family housing facilities planned, developed, and
maintained in a residential character.

Housing Community Plan—A long range planning and programming document, consistent with land
use as defined in the base comprehensive plan , which maps out development of the entire housing area to
incorporate whole-house and whole-neighborhood concepts, including:

• Developing elements of neighborhood vehicular and pedestrian circulation based on siting
sity, landscaping, parking, playgrounds, recreation areas, and utilities.

• Reconfiguring floor layouts, if necessary, to make housing more functional, livable and acce

• Extending the life of a unit for another 25 years by adding, expanding, or converting space.

Housing (Dwelling) Unit—A single structure or part of a multiple-family building including:

• Carport, garage, driveway, or other associated parking.

• Patio.

• Privacy fence.

• Utility service lines.

• Other attached facilities.

Housing Market Analysis—A formalized method used to estimate current and projected housing
deficits or surpluses at any given installation.  Professionals trained in social sciences and familiar with
principal data sources and analysis techniques conduct these analyses working as independent
consultants.  They justify the need for the Air Force to acquire or construct new family housing units,
replace existing family housing units, or undertake whole-house or whole-neighborhood improvement
projects.

Major Maintenance and Repair—Work necessary fix or replace systems and their components nearing
the end of their useful lives.  Bases generally contract out for this work.  Work includes:

• Restoring or replacing components of facilities damaged by fire, storm, or other disaster.

• Restoring or replacing equipment (over 1 HP), utility systems or plants.

• Restoring or replacing structural members in their original locations, foundations, roofs, ex
structures or walls, interior partitions, electrical, plumbing, heating, ventilation and air cond
ing, real property installed equipment.
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• Any work where the cost of materials and labor exceed $2500.

• Addition of insulation where either no insulation or inadequate insulation exists.

• Installation of carpet, vinyl wall coverings, and wall paneling in existing facilities (when the fl
ing requires repair).

• Complete painting of the exterior, landscaping, and planting of tress or shrubs.

• An upgrade to contemporary standards may be considered major maintenance and repair if

• The work is consistent with projected facility life, utilization, and sound engineering practices

• The upgrade would provide a better product and/or complete economically with the existing
uct.  An engineering analysis will be performed.

Minor Maintenance and Repair—The day-to-day maintenance and repair work performed in response
to service calls or urgent job orders accomplished by contract or in-house forces.

Net Floor Area—The floor space area (in square feet) inside the exterior walls and party walls of a
structure, excluding:

• The floor area of an unfinished basement.

• An unfinished attic.

• A utility space.

• A garage or carport

• An open or insect-screened porch.

• A stairwell.

• Any space used exclusively for a solar energy system.

Non-dwelling Unit (Support Facilities)—Facilities directly associated with a housing area or facilities
outside the housing area that solely support family housing.  Examples include:

• Roads, common-use parking areas, and bus shelters.

• Playgrounds and walks.

• Utility systems.

• Family housing management offices and maintenance shops.

Program Amount—The total project cost, including construction, contingencies, supervision,
inspection, and overhead.

Replacement Cost—The cost to replace an existing family housing unit built to authorized size and
whole-house standards.  MAJCOMs and bases estimate the unit cost together with the cost to replace
supporting facilities using DoD Tri-Service Cost Model.  Calculate unit cost per net square foot according
to the DoD pricing guide, multiply this by authorized net square feet and adjust the total by area cost
factor , project size, and unit size.  For supporting facilities, calculate cost based on a specifically
proposed site, using engineering cost estimates for:

• Site preparations.

• Road and pavement.
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• Utilities.

• Landscaping.

• Recreation.

• Any other features such as demolition or environmental hazard remediation.

Security Improvements--Appropriations (3400 Funds - Base O&M)—I m pr o ve m e n t  w o rk
incorporating the latest Air Force Office of Special Investigation validated anti-terrorism features and
physical security measures.  These may include alarms, security lighting, physical barriers (fences), or
safe rooms.

Statutory Space Limit—The limit on net floor areas based on numbers of bedrooms and rank.  For
maximum net floor areas, see paragraph 1.3.7.

Substandard Housing—Inadequate family housing designated as such, by the Congress in 1973 because
of condition.  Occupants in substandard housing forfeit only 75 percent of their basic allowance for
quarters and variable housing allowances.

Surplus Housing—Housing no longer needed to support that base’s family housing requirements as
determined by the housing market analysis .
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